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January 24, 2022

ORDINANCE TO REZONE APPROXIMATELY 1.416 ACRES OF REAL PROPERTY LOCATED AT 1007 HAMPTON AVENUE
FROM S-1, SERVICE DISTRICT, AND RM-1, SINGLE-FAMILY AND MULTI-FAMILY RESIDENTIAL DISTRICT, TO PD,
PLANNED DEVELOPMENT DISTRICT (TAX MAP NUMBERS 0026000300700, 0026000300701, AND 0026000300900)
(Z-33-2021) (REVISED)

Melanie Anderson for Johnston Design Group (the "Applicant”), on behalf of Phi Realty LLC, owner of property consisting of
approximately 1.416 acres located at 1007 Hampton Avenue (Tax Map Numbers 0026000300700, 0026000300701, and
0026000300900) (the "Property”), applied to the City Planning Commission and City Council to rezone the Property from S-1,
Service district, and RM-1, Single-family and multi-family residential district, to PD, Planned development district.

The rezoning application proposes a mix of residential and commercial land uses including 55 multifamily apartment units (six
affordable, five workforce, and 44 market rate units) and commercial space within the renovated Thompson Automotive building, a
newly recognized Local Landmark designated structure.

The City Planning Commission, pursuant to public notice, held a public hearing on November 18, 2021, to consider the proposed
rezoning and the application was recommended for approval by a vote of 7-0 with staff comments and conditions along with the
following additional Planning Commission conditions including housing requirements lasting a minimum of 20 years, the applicant
shall review the parking accessibility, and the Final Development Plan shall receive Planning Commission approval.

Planning Staff Recommendation: Approve with staff comments and conditions
Planning Commission Recommendation: Approval with conditions by a vote of 7-0

REVISED: The Ordinance was amended during the first reading to include a condition requiring a final development plan for the
initial phase of the project to be submitted within three years of the effective date of this Ordinance. The Ordinance has been
amended to include the condition.

The Property will not be rezoned.

None
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REVISED 1/24/2022 Ordinance No. 2022-___ 

 A N  O R D I N A N C E 

 

TO REZONE APPROXIMATELY 1.416 ACRES OF REAL PROPERTY LOCATED 

AT 1007 HAMPTON AVENUE FROM S-1, SERVICE DISTRICT, AND RM-1, 

SINGLE-FAMILY AND MULTI-FAMILY RESIDENTIAL DISTRICT, TO PD, 

PLANNED DEVELOPMENT DISTRICT (TAX MAP NUMBERS 0026000300700, 

0026000300701, AND 0026000300900) (Z-33-2021) 

 

WHEREAS, Melanie Anderson for Johnston Design Group (the “Applicant”), on behalf of Phi 

Realty LLC, owner of property consisting of approximately 1.416 acres located at 1007 Hampton 

Avenue (Tax Map Numbers 0026000300700, 0026000300701, and 0026000300900) (the “Property”), 

applied to the City Planning Commission and City Council to rezone the Property from S-1, Service 

district, and RM-1, Single-family and multi-family residential district, to PD, Planned development 

district; and 

 

WHEREAS, the rezoning application proposes a mix of residential and commercial land uses, 

including 55 multifamily apartment units (six affordable, five workforce, and 44 market rate units), 

and commercial space within the renovated Thompson Automotive building, a newly recognized 

Local Landmark designated structure; and 

 

WHEREAS, the site will feature a three-story mixed-use building at the corner of 

Hampton Avenue and Hagood Street, the renovation of the Thompson Automotive building along 

Hampton Avenue, and a bike shelter near the rear of the site where the uses will be interconnected 

with shared parking lots, access point, driveway, open space, sidewalks, and associated site 

infrastructure; and 

 

WHEREAS, the foregoing project-specific features, details, and specifications are more fully 

set forth in the documents attached hereto and incorporated herein as Exhibit B (the “PD 

Documents”); and 

 

WHEREAS, the City Planning Commission, pursuant to public notice, held a public hearing 

on November 18, 2021, to consider the proposed rezoning and the application was recommended for 

approval by a vote of 7-0 with staff comments and conditions along with the following additional 

Planning Commission conditions including: (a) the affordable and workforce housing components 

shall remain with the project for a minimum of 20 years; (b) a Certificate of Appropriateness from the 

DRB-Neighborhood Panel is required for the Thompson Automotive Building, a designated Local 

Landmark, prior to the issuance of permits and commencement of any work; (c) prior to receipt of a 

Certificate of Occupancy, an Affidavit of Substantial Compliance shall be provided at the time of Final 

Zoning Inspection; (d) the applicant shall review the parking accessibility within the site; and, (e) the 

Final Development Plan (the “FDP”) shall come back before the Planning Commission for approval 

(collectively, the “PC Conditions”); and 

 

WHEREAS, City Council finds the PD, Planned development district, to be compatible with 

the City’s Comprehensive Development Plan and with the zoning of surrounding properties; 

 

NOW, THEREFORE, BE IT ORDAINED BY THE MAYOR AND COUNCIL OF THE 

CITY OF GREENVILLE, SOUTH CAROLINA, as follows: 

 

Section 1.  Subject to Section 2 below, the Property shall be rezoned from S-1, Service district, 

and RM-1, Single-family and multi-family residential district, to PD, Planned development district.  
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The attached maps shown as Exhibit A, prepared by the City of Greenville Zoning Division, are 

incorporated by reference for purposes of identifying the location of the Property. 

 

Section 2. The PD is hereby approved for the Property as set forth in the PD Documents, subject 

to all comments and conditions included in the Planning Staff Report attached hereto and incorporated 

herein as Exhibit C (the “Staff Report and Conditions”) and the PC Conditions. In the event of a 

conflict, the following shall establish the order of precedent and control: (a) the PC Conditions; (b) the 

Staff Report and Conditions; and (c) the PD Documents.  

 

Section 3.  As an additional condition to the PD approval, a final development plan for the 

initial phase of the project, as determined by the developer, must be submitted for approval within 

three years of the effective date of this Ordinance, and if the final development plan for the initial phase 

of the project has not been submitted within that period, and City Council determines following notice 

and a hearing that the landowner has failed to meet the terms of the conditional approval, then the 

Administrator shall initiate the rezoning of the property to an appropriate zoning classification in 

conformity with the comprehensive plan. 

 

Section 43. The City Manager, in consultation with the City Attorney, may make or accept 

minor modifications to the wording and designations of the attached documents as may be necessary 

or appropriate, provided there is no compromise of the substantive purposes of this Council action.  

Should the City Manager or City Attorney, or both, determine that any modification of previously 

negotiated terms is significant and warrants further action by City Council, then the matter shall be 

presented to Council for further review before the final execution.  

 

Section 54. This Ordinance shall be effective upon second and final reading.  

 

DONE, RATIFIED AND PASSED THIS THE _____ DAY OF _______________, 2022. 

 

 

_____________________________________ 

MAYOR 

 

ATTEST: 

 

_____________________________________ 

CITY CLERK 

 

APPROVED AS TO FORM: 

 

_____________________________________ 

CITY ATTORNEY 

 

REVIEWED: 

 

_____________________________________ 

CITY MANAGER 
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EXHIBIT A 
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EXHIBIT B
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EXHIBIT C 

 

 

Planning Staff Report to 
Greenville Planning Commission 

November 15, 2021 
for the November 18, 2021 Public Hearing 

 

 
Docket Number:  Z-33-2021 

Applicant:   Melanie Anderson for Johnston Design Group 

Property Owner:  Steven Cohen for Phi Realty, LLC 

Property Location: 1007 Hampton Avenue 
 
Tax Map Number: 002600-03-00700, 002600-03-00701, 002600-03-00900 
 
Acreage:   1.416 Acres 

Zoning:    S-1, Service District 

RM-1, Single-Family and Multi-Family Residential District 

Proposal:   Rezone 1.416 ACRES FROM S-1, RM-1 TO PD 

Staff Recommendation: Recommend Approval to City Council with Conditions and 

Comments  

Applicable Sections of the City of Greenville Code of Ordinances: 
Sec. 2-372, Function, Powers, and Duties of the Planning Commission 
Sec. 19-1.3, Purpose and Intent 
Sec. 19-2.1.2, Planning Commission Powers and Duties 
Sec. 19-6.5, Design Standards for Nonresidential Development 
Sec. 19-6.8, Design Standards for Multifamily Residential  
Sec. 19-2.3.3, Planned Development District 
 
Procedural Requirements: 
Pre-Application and Development Meeting 

The applicant held a pre-application meeting with City Staff on August 26, 2021. Discussions centered 
around open space and architecture.  
 
Neighborhood Meeting 

The applicant held a developer-led neighborhood meeting on October 14, 2021, post mailing of the required 
meeting notice letters. A list of meeting attendees and meeting summaries provided by the applicant are 
included within the Planning Commission packet. 
 
Staff Analysis:   
The applicant proposes to rezone three (3) parcels bordered by Hampton Avenue (east) and Hagood Street 
(south). These parcels are requested to be rezoned from S-1, Service District, and RM-1, Single-Family 
and Multi-Family Residential District, to PD, Planned Development District. The proposed site is also within 
the Southernside Special Emphasis Neighborhood. 
 
The site is currently home to the former Thompson Automotive building and vacant land. The Thompson 
Automotive structure was recently designated by the Design Review Board – Neighborhood Panel as the 
city’s first Local Landmark Designation. This structure will be preserved and renovated as a part of the PD 
development project. The property is surrounded by single-family residential homes, multi-family, the 
Victory Temple Missionary Baptist Church, and the Norfolk Southern railyard.  
 

DocuSign Envelope ID: 810021EB-CC9F-4758-9DCD-02B8CC723CE6



Revised 1/24/2022 Ordinance No. 2022 -_____ 

Page 63  

The development proposal is intended to be an integrated mixed-use development with a primary use of 
multi-family residential with elements of commercial space. The plan includes one apartment building with 
a mixture of six affordable units, five workforce units, and 44 market rate units. The total number of units is 
55. The historic Thompson Automotive building will be used for non-residential tenants while a bike barn is 
proposed to be located at the rear of the site.  
 
The site will be connected by the existing street network and pedestrian walkways. Vehicular access will 
be provided by only one (1) point of access on Hampton Avenue. The applicant proposes to upgrade 
Hagood Street to include a sidewalk. Hampton Avenue is a South Carolina Department of Transportation 
(SCDOT) right-of-way and all traffic or sidewalk improvements must receive final review and approval by 
SCDOT. Likewise, Hagood Street is a City of Greenville right-of-way and will need similar approvals from 
City departments.  
 
Based on the PD district standards, the applicant provided a Statement of Intent and accompanying plans 
in order to identify and address the development program allowed uses, densities, configurations, design 
standards, and other development requirements established for this particular PD plan. 
 
As stated in Sec. 19-3.2 (N), Planned Development, a PD is intended to encourage innovative land planning 
and site design concepts that conform to community quality-of-life benchmarks and that achieve a high 
level of aesthetics, high-quality development, environmental sensitivity, energy efficiency, and other 
community goals by: 
 

(a) Reducing or eliminating the inflexibility that sometimes results from strict application of zoning and 
development standards that were designed primarily for individual lots; 
 
Comment: The current zoning designations of the site are S-1 and RM-1. The current S-1 zoning 
district would allow residential multi-family development up to 20 units/acre and allows for certain 
commercial uses. The RM-1 zoning district would allow for multi-family up to 10 units/acre. Under 
the current zoning, approximately 20 multi-family could be developed. The applicant has stated that 
additional density is needed to support the goal of affordable and workforce housing while also 
supporting the preservation of the Thompson Automotive building. The density per acre would be 
38.8 units/acre under the proposal.  
 
The GVL2040 future land use map for this property calls for this area to develop as Neighborhood 
Mixed-use and Urban Residential. Per GVL2040, Neighborhood Mixed-Use is noted to have small 
retail and commercial uses along with a mixture of housing types. Urban Residential is noted to 
have low to medium density adjacent to urban centers. Staff does note the existing structure on 
site, the Thompson Automotive building has traditionally been used for commercial uses. The 
request appears to be generally consistent to both GVL2040 and historic uses of the property. 
 
A rezone to PD creates a single, cohesive zoning designation for all parcels contained within the 
site. Staff finds that is favorable for an area that proposes to contain mixed uses, because a 
Planned Development allows for some creativity designing mixed use neighborhood and nodes. In 
the case of this development, it could allow for affordable and workforce housing is an area of need 
for such housing, while also providing neighborhood centric commercial and retail uses within 
walking distance to existing residential.   
 
The applicant also requests flexibility with parking requirements for the proposal. The site plan 
shows 73 parking spaces. The Land Management Ordinance would otherwise require 83 spaces 
for the multi-family residential alone. The number of parking spaces for the commercial would be 
dependent upon the use. The applicant has noted to staff that affordable and workforce housing 
units may require fewer parking spaces per unit than market rate housing due to factors of lower 
automobile attainability of residents and proximity to nearby transit routes. The applicant notes the 
property is within a half-mile of a bus stop and the Swamp Rabbit Trail.  

 
(b) Allowing greater freedom in selecting the means to provide access, light, open space, and design 

amenities; 
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Comment: The site fronts on and has direct access to two streets. The applicant has provided a 
sole vehicular connection to Hampton Avenue and pedestrian connectivity throughout the site. Staff 
finds the vehicular and pedestrian connectivity is satisfactory. 
 
The design incorporates above average open space and recreational amenities. The applicant has 
provided approximately 123% more open space than required. This open space includes a grilling 
location overlooking the railyard and a fire pit/outdoor seating area.  
 
The applicant also proposes a bike barn amenity that will include storage and repair space for the 
development residents as well as to the neighborhood community.  
 

(c) Allowing greater freedom in providing a mix of land uses in the same development, including a mix 
of housing types, lot sizes, and densities; 
 
Comment: The intent of the Planned Development is to provide a means of affordable and 
workforce multi-family residential units with proximity to both downtown and the Swamp Rabbit Trail 
with a small portion of commercial. The residential component of this PD proposal consists of 
multifamily units in the form of an urban-styled apartment building. 1,472 sf of commercial space is 
provided within the former Thompson Automotive building (the applicant has since noted this is a 
typo and the existing building is actually 3,448 sf. It is not proposed to be expanded). The 
commercial uses have not been determined at this time, however, the PD proposes permitted uses 
that are supportive of the neighborhood including short term guest rentals, live/work units, artists 
studios, market, restaurant, barber/beauty shop, after school care, among others.  
 

(d) Promoting quality urban and traditional neighborhood design and environmentally sensitive 
development by allowing development to take advantage of special site characteristics, locations, 
and land uses; 
 
Comment: The site is uniquely positioned at the intersection of Hampton Avenue and Hagood 
Street in the Southernside neighborhood. The applicant proposes to promote an urbanized 
development that consists of a multi-family structure, preserved local landmark structure, and 
amenity space. The extra height and density proposed within the development allows for the 
incorporation of affordable and workforce housing while also reducing required parking. The site 
also contains 123% more open space than required.   
 
Staff finds the inclusion of affordable and workforce housing units at this site that is near to 
downtown and transportation networks, will provide an opportunity for individuals and families, 
within applicable income levels, to live closer to areas of employment and services. However, the 
application did not state a specific time period the units will remain at an affordable or workforce 
rate.  
 
The proposed development also meets the goals of the GVL2040 Comprehensive Plan, which calls 
for more affordable and workforce housing units within the City. 
 
Lastly, staff finds the incorporation, preservation, and adaptive reuse of a historic structure into the 
project protects the traditional neighborhood design character of the neighborhood.  
 

(e) Encouraging quality urban and traditional neighborhood design and environmentally sensitive 
development by allowing increases in base densities or floor area rations when such increases can 
be justified by superior design or the provision of additional amenities such as public open space.  
 
Comment: The number of residential units in the PD application exceeds the base density 
allowances of the S-1 and RM-1 zoning districts. The number of residential units on site would 
increase from the standard 20 units per acre to 55 units per acre. The number of parking spaces 
proposed are reduced to increase open space area and decrease stormwater runoff. The PD 
proposes to maintain the existing City standards for buffering, parking lot landscaping, and tree 
ordinance requirements.  
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The buildings are oriented and designed to engage the public realm on each street frontage and 
open space throughout the development. The project provides several areas of open space and 
several amenity possibilities for residents and the community. 

 
The Purpose paragraph of Section 19-3.2.2(N)(1) concludes: “In return for flexibility in site design and 
development, planned developments (PDs) are expected to include exceptional design that preserves 
critical environmental resources; provides above-average open space and recreational amenities; 
incorporates creative design in the layout of buildings, open space, and circulation; ensures compatibility 
with surrounding land uses and neighborhood character; and, provides greater efficiency in the layout and 
provision of roads, utilities, and other infrastructure.” 
 
Staff finds the application to be in general compliance to the purpose and intent of a planned development 

district as stated above. 

 

Design Review Board Comments 

 

 The youthful architecture concept is liked. The staggering of windows and colors help. 

 The two façades without a sloped roof makes for a plain façade. Would like to see some awnings 
to provide depth to the project. 

 Like the way is emulates the architecture of utilitarian buildings of the area. 

 
STAFF RECOMMENDATION:   
Recommend Approval to City Council for Rezone to PD, Planned Development with conditions 

 
Planning Staff Conditions: 
 

1. The duration of affordable and workforce housing units shall be provided by the applicant, consulted 
with Community Development, and noted in the conditions by Planning Commission. 

2. Per the DRB comments, the applicant shall add flat canopies to the top floor balconies of the project 
to provide depth during the FDP staff approval.  

3. A Certificate of Appropriateness from the DRB-Neighborhood Panel is required for the Thompson 
Automotive Building, a designated Local Landmark, prior to permits and commencement of any 
work.  

4. Prior to receipt of a Certificate of Occupancy, an Affidavit of Substantial Compliance shall be 
provided at the time of Final Zoning Inspection. 
 

 
Traffic Engineer: 

Recommend: Approve 

Comments: 

No comments. 
 
Parks & Recreation: 

Recommend: Approve 

Comments: 

Approved, no comment. 
 
 
Fire Department Comments 

Reviewed by: David Hindman 

Date: 11/1/2021 
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Recommend: Approve w/ Conditions 

Comments: 

No opposition to rezoning. Plan will not meet requirements for fire access as proposed and will require 
compliance prior to permitting.  
 

Civil Engineer Comments 

Recommend: Approve w/ Conditions 

Comments: 

1) All proposed public and private improvements shall meet the requirements of Section 19-6.7 Site 
Development and Related Infrastructure of the City’s Land Management Ordinance. The design 
and construction of the public and private infrastructure shall conform to all applicable federal and 
state regulations and the requirements of the City’s design and specifications manual. 

2) All improvements proposed within the City’s public right of way shall be subject to the requirements 
of Articles I and II of Chapter 36 – Streets, Sidewalks and Other Public Places of the City of 
Greenville Code of Ordinances. As required, all improvements or construction activity performed 
within the public right of way require an approved encroachment permit. 

3) A Site Plan Permit will be required for the development detailing the demolition, grading and 
stormwater, utility improvements and site access.  

4) A traffic impact analysis will be required as a condition of site permit approval if the administrator 
determines that a proposed development will generate 100 or more traffic trips during the peak 
hour or if the administrator determines that a proposed development involving substantial 
improvement or change of use will generate 125 or more traffic trips during the peak hour. 
Improvements to the existing transportation infrastructure by a developer will be required as a 
condition of permit issuance if the projected level of service for the build-out year of the 
development descends below level "D" for any intersection within the study area as a result of the 
proposed development.  

5) The improvements shall comply with Chapter 11 of the International Building Code for site 

accessibility. Per Section 1104, a minimum of one accessible route shall be provided from each 

site arrival point (public transportation stops, accessible parking, accessible passenger loading 

zones and public streets or sidewalks) to the accessible building entrance served. Additionally, an 

accessible route shall be provided within the site to connect accessible buildings, facilities, 

elements and spaces on the site. 

6) The development shall meet the requirements of Article 19-2.3.13(A) Land Development – 
Subdivision of the Land Management Ordinance of the City of Greenville. 

7) All proposed public and private improvements shall meet the requirements of Section 19-6.7 Site 
Development and Related Infrastructure of the City’s Land Management Ordinance. The design 
and construction of the public and private infrastructure shall conform to all applicable federal and 
state regulations and the requirements of the City’s design and specifications manual. 

8) Right of Way Encroachment Permits - All improvements or construction activity performed within 
the City’s public right of way will require an approved encroachment permit. 

9) Final Plat – A Final Plat shall be recorded for the subdivision. The final plat will require a separate 
application and shall be submitted in conformance with the Final Plat requirements as outlined in 
Appendix F of the City’s Administrative Manual. All required public and private infrastructure 
improvements shall be permitted, constructed and accepted by the respective agencies or bonded 
prior to approving the final plat for recording. 

10) On Hagood Street the curb lawn needs to be a minimum of 2 feet in width.  The current curb lawn 
appears to only be 1.5’ feet in width. 

11) The entrance off Hampton Avenue needs to be concrete from the edge of pavement to the back of 
sidewalk. 

12) There will need to be a handicap ramp installed at the intersection of Hagood Street and Hampton 
Avenue. 

13) SCDOT Encroachment Permit – Hampton Avenue is owned by the SCDOT. All work within the 

existing right of way of this street will require an approved encroachment permit from SCDOT. 
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Environmental Engineer Comments 

Recommend: Approve w/ Comments 

Comments: 

1) Wastewater – Wastewater service for the development will be subject to the following conditions: 
a. There are existing City sewer mains available to serve this development located in Hampton 

Ave.  The developer must confirm that the existing sewer system/treatment plant has 

available flow from the City and ReWa by submitting a Sewer Capacity Request Form 

(Service Lateral Fillable Form aka PSSAR). 

b. The wastewater permitting and acceptance process shall meet those requirements set forth 
in the City of Greenville Design and Specifications Manual Chapter 8. 

c. Each building shall have a separate and direct connection to the City’s sanitary sewer main. 
d. Prior to using an existing lateral, the existing lateral must be tested to ensure that it 

conforms to City of Greenville performance requirements. Provide a video documenting the 
condition of the existing service connection prior to its reuse. A new lateral will be required if 
the existing lateral is in poor condition. The final Certificate of Occupancy will not be issued 
until the lateral is shown to be in good condition or a new lateral is installed. 

e. Each building shall require a new service fee through ReWa.  
2) Stormwater Management – The development is considered a larger common plan and must be 

performed in conformance with the City’s stormwater ordinance (Article 19-7: Stormwater 
Management). Specifically, you will need to have a Professional Engineer prepare a non-single family 
site plan for the development and it will be subject to the following conditions: 

a.  A stormwater plan is required to be submitted with the non-single family site plan 
permit.  Submit the major, minor or the soil erosion and sediment control stormwater plan as 
appropriate. 

b. At a minimum, a stormwater plan should include: 
i. Proposed layout. 
ii. Appropriate erosion control best management practice standard details. 
iii. A construction entrance. 
iv. A concrete washout. 
v. Silt fence 

c. The plan should also show any drainage details needed to ensure the development will not 
adversely impact adjacent properties and will adequately control runoff from offsite. 
a. If the proposed development creates a new impervious surface greater than or equal to 

0.25 acres, water quantity will be required for the 2,10 & 25 year 24 hour storm event with 
no significant increase in the 100 year 24 hour storm event.  

b. Any stormwater drainage system conveying offsite water shall be designed in compliance 
with the Stormwater Ordinance.  

c. Water quality treatment is required when either: 

 The proposed development has a total impervious surface area ratio of 60% or 
greater and disturbs 50% or more of the parcel or larger common plan over a five 
year period; or; 

 The proposed development creates a new impervious surface greater than or 
equal to 0.25 acres. 

 
3) Floodplain – A portion of the subject property is not located in a FEMA floodplain as determined 

utilizing 2019 Flood Insurance Rate Maps. 

 

Tree and Landscape Comments 

Recommend: Approve w/ Conditions 

Comments: 
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Any tree removals will need to be mitigated by either inch per inch replacement or pay fee-in-lieu. 
Landscape plan approval will be subject to a mitigation plan.  
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